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To  The  Honorable  Robert  F.  Wagner,  Mayor  of  New  York  and  the 
Honorable  Hulan  E.  Jack,  Borough  President  of  Manhattan 


As  representatives  of  the  Downtown-Lower  Manhattan  Association  and  as  citizens  dedicated  to 
the  interests  and  welfare  of  lower  Manhattan,  we  make  this  first  report  to  you  of  our  findings  and 
recommendations  covering  phases  of  redevelopment  in  this  important  and  historic  area  of  New  York  City. 

About  a  year  and  a  half  ago  a  newly-formed  group,  The  Committee  on  Lower  Manhattan,  Inc., 
set  as  its  objective  the  long-range  redevelopment  of  lower  Manhattan.  Recently,  The  Committee  on 
Lower  Manhattan  consolidated  with  the  older  Downtown  Manhattan  Association,  founded  in  1937,  to 
form  the  Downtown-Lower  Manhattan  Association,  both  of  which  now  join  in  this  first  report. 

This  is  an  independent  study  based  in  large  measure  on  the  findings  of  the  architectural  and 
engineering  firm  of  Skidmore,  Owings  &  Merrill  as  our  consultants,  but  its  development  would  not  have 
been  possible  without  the  generous  cooperation  of  all  appropriate  departments  of  the  City  Government. 

We  wish  especially,  therefore,  to  express  our  appreciation  to  you,  Mr.  Mayor,  and  to  you,  Mr. 
Borough  President,  and  to  all  your  staff;  also,  to  the  Honorable  James  Felt,  Chairman  of  the  New  York 
City  Planning  Commission,  Robert  Moses,  City  Construction  Coordinator,  Commissioner  Vincent  A.  G. 
O'Connor  of  the  Department  of  Marine  and  Aviation,  Commissioner  T.  T.  Wiley  of  the  Department 
of  Traffic,  and  Commissioner  Anthony  Masciarelli  of  the  Department  of  Markets. 

All  of  those  named,  and  many  others,  have  given  their  support  to  the  objectives  of  the  Association, 
and  their  staffs  have  provided  invaluable  data  on  existing  conditions  and  current  plans  in  the  area.  We 
are  also  indebted  to  the  U.  S.  Department  of  Agriculture,  Market  Research  Division,  and  to  the  New  York 
State  Division  of  Markets,  and  to  the  Port  of  New  York  Authority. 

Proposed  improvements  that  have  not  been  publicly  sponsored  by  City  agencies  must  be  regarded 
solely  as  recommendations  by  our  consultants  and  their  appearance  in  this  report  in  no  way  implies 
concurrence  on  the  part  of  any  City  official  or  public  agency. 

We  submit  this  report  for  your  consideration,  and  the  Downtown-Lower  Manhattan  Association 
is  prepared,  with  you,  to  take  forward  steps  where  feasible  to  advance  what  we  believe  are  the  best 
interests  of  all  the  people  of  the  area. 


Yours  very  sincerely, 


David  Rockefeller,  Chairman 


John  D.  Butt,  President 
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LOWER  MANHATTAN 

One  of  the  most  valuable  and  uniquely  situated 
pieces  of  real  estate  in  the  world  is  the  small  area 
which  forms  the  Southern  tip  of  Manhattan  Island. 

This  is  the  historic  point  of  land  where  the  City 
of  New  York  began,  and  for  generations  flourished 
as  a  community  of  residential  life,  finance,  industry 
and  trade. 

Through  the  years  the  area  has  gone  through 
successive  stages  of  growth  and  change.  Long  ago 
the  residential  population  moved  uptown  and  into 
the  surrounding  areas,  leaving  behind  in  the  granite 
canyons  a  crowded  vigorous  business  life  by  day, 
and  silence  at  night. 

In  the  shadow  of  the  towering  buildings  many  of 
the  old  supporting  services  of  the  earlier  city  re- 
mained, the  fish,  fruit  and  vegetable,  butter,  egg 
and  other  markets,  the  old  piers,  ship  chandleries, 
light  industries.  These  still  occupy  the  rows  of 
small  buildings,  most  of  them  more  than  100  years 
old,  which  spread  along  the  areas  adjacent  to  the 
waterfronts.  Obsolescence,  deterioration,  traffic 
congestion,  and  slow  economic  strangulation  have 
spread  over  such  sections. 

While  the  hard  core  of  the  financial  district  in 
the  center  has  risen  skyward,  lower  Manhattan  has 
been  decaying  at  the  edges. 

Continued  unplanned  development  is  no  longer 
possible  in  present  day  metropolitan  centers.  Re- 
development requires  bold  and  aggressive  civic 
action,  citizen  participation,  broad  planning,  a  new 
approach  to  land  assembly  and,  in  many  cases, 
extensive  demolition. 

To  the  future  development  of  this  historic  point 
of  land,  lower  Manhattan,  the  Downtown-Lower 
Manhattan  Association's  purposes  are  dedicated  to 
the  end  that  its  people,  its  interests,  and  its  tradition 
of  excellence  may  flourish  in  the  years  ahead  as 
they  have  in  years  past. 


SUMMARY 


It  is  the  purpose  of  this  Report  to  prepare  a 
foundation  for  future  redevelopment  of  the  area. 
This  foundation  consists  of  only  three  elements; — 
recommendations  for  traffic  improvements,  land 
use,  and  designation  of  specific  areas  for  redevelop- 
ment. These  we  regard  as  basic  to  further  progress, 
and  pending  discussion,  cost  studies  and  positive 
action  by  the  City,  we  have  deliberately  omitted  in 
this  report  indications  of  the  form  of  future  re- 
development, the  means  for  its  realization  and  of 
costs  involved. 

We  have  avoided  any  recommendations  that 
appear  to  us  unrealistic.  Our  plans  constitute,  we 
believe,  at  once  the  minimum  in  physical  changes 
required  to  rehabilitate  the  area  and  the  most  that 
can  be  accomplished  within  the  limits  of  good 
sense  and  sound  economics.  While  our  Report, 
therefore,  contains  no  glowing  visual  projections  of 
the  appearance  of  a  future  lower  Manhattan  and 
may  offer  little  colorful  material  for  public  discus- 
sion, yet  acceptance  of  these  proposals,  and  their 
incorporation  in  the  City's  plans  for  the  area,  will, 
we  believe,  provide  a  sound  basis  for  the  attraction 
of  private  investment  and  for  the  eventual  develop- 
ment of  a  healthy  and  thriving  community  within 
New  York  City. 

Before  considering  physical  improvements  pro- 
posed for  Lower  Manhattan,  mention  should  be 
made  of  its  unique  features. 

The  area  consists  of  564  acres.  But  to  try  to  think 
today  of  this  concentration  of  pavement  and  build- 
ing structure  as  a  "land  area"  may  seem  remote 
from  the  traditional  concept  of  the  good  earth.  Base- 
ments are  reaching  down  five  levels,  or  90  feet  be- 
low the  ground,  and  buildings  are  rising  60  stories, 
or  more  than  800  feet  into  the  air.  A  lone  tree, 
recently  planted  on  Broad  Street  near  Wall,  com- 
memorates a  location  nearby  where,  under  a  tree, 
the  first  stock  transactions  were  carried  on. 

Lower  Manhattan  today  is  one  of  the  great  world 
centers,  responding  to  the  economic  and  financial 
currents,  not  of  a  local  area,  but  from  the  whole 
United  States  and  abroad.  Plans  for  its  growth  and 
development  must  keep  pace  with  such  require- 
ments. The  special  services  performed  here  for 
the  nation  now  bring  400,000  people  into  the  area 
daily. 

The  area's  first  industry  from  the  standpoint  of 
employment  is  an  historic  one,  shipping,  which 
utilizes  the  services  of  nearly  50,000  people.  Banks 
and  trust  companies  are  next,  with  more  than 
45,000  employees.  The  location  of  these  institutions 
in  the  "Financial  District"  results  in  part  from  their 
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close  relationship  to  the  stock  and  commodity  ex- 
changes which,  in  turn,  employ  more  than  25,000 
people.  Many  large  corporations  whose  stocks  are 
listed  on  the  New  York  exchanges,  use  the  com- 
mercial banks  as  registrars  and  transfer  agents. 

Most  of  the  great  investment  banking  houses  in 
the  nation  are  located  in  the  same  area,  and  virtually 
every  important  piece  of  public  financing,  whether 
private  or  governmental,  depends  upon  their 
services. 

The  financial  institutions  collect  the  nation's  re- 
sources of  capital,  and  send  it  out  again  to  nourish 
the  economic  growth  of  the  whole  country.  Joining 
in  this  function  are  the  insurance  companies,  em- 
ploying some  33,000  people  in  the  area. 

Likewise,  Lower  Manhattan  is  the  home  of  many 
of  the  nation's  largest  corporations.  Other  huge 
corporations  quartered  elsewhere,  still  employ  the 
services  of  the  nation's  largest  banks,  and  the  serv- 
ices of  the  great  law  firms  which  maintain  their 
offices  in  Lower  Manhattan. 

There  are  other  large  industries  in  Lower  Man- 
hattan: services  allied  to  transportation,  with  the 
employment  of  30,000  people;  wholesale  dis- 
tributors, with  28,000;  and  communications,  with 
27,000. 

All  of  these  great  services  extend  out  from  this 
small,  but  massive  section  of  buildings,  pavement, 
and  waterfront  piers.  These  structures,  which  vary 
so  widely  in  character,  size  and  age,  together  with 
the  asphalt  streets  and  arteries,  some  of  them  no 
wider  than  alleys,  comprise  the  land  area  of  Lower 
Manhattan.  The  residential  population  now  con- 
sists of  less  than  4,000  people.  The  area  contains 
2,776  buildings,  52  per  cent  of  which  are  more  than 
100  years  old.  Assessed  valuations  vary  greatly 
between  the  great  structures  and  the  ancient  build- 
ings on  their  fringes.  An  assessed  valuation  in  one 
location,  for  example,  may  run  as  high  as  $115.00 
a  square  foot  and,  across  the  street,  at  less  than 
$17.00  a  square  foot. 

Some  16  new  office  buildings  containing  7.4  mil- 
lion square  feet  either  have  been  completed  since 
1950  or  are  scheduled  for  completion  by  1960.  This 
new  office  space  represents  about  15  per  cent  of 
the  total  office  space  in  the  area. 

Our  recommendations  are  summarized  below 
and  in  graphic  form  on  page  7. 

TRAFFIC  IMPROVEMENTS 

Recognizing  that  internal  circulation,  rather  than 
access  from  other  parts  of  the  City  to  the  area, 


constitutes  a  major  problem,  we  propose  widening 
of  sections  of  Greenwich,  Laight,  North  Moore, 
Harrison,  Chambers,  Dover,  West  and  South  Streets 
and  Coenties  Slip  West.  We  support  the  early 
construction  of  the  Lower  Manhattan  Expressway. 
We  also  recommend  the  widening  of  Fulton  Street 
throughout  its  length,  as  proposed  by  the  Borough 
President  of  Manhattan,  subject  to  reservations 
stated  by  the  Board  of  Directors  of  the  Downtown- 
Lower  Manhattan  Association,  Inc.  June  18,  1958 
as  follows: 

Resolved,  that  the  proposed  widening  of  Fulton 
Street  in  Lower  Manhattan  to  make  it  a  two-way 
artery  extending  cross-town  from  South  Street  to 
West  Street  be  and  it  hereby  is  approved  in  prin- 
ciple, provided  (a)  that  such  widening  shall  be 
planned  and  accomplished  as  an  essential  part  of 
a  comprehensive  plan  for  the  improvement  of 
the  area  generally  south  of  Chambers  Street  in 
lower  Manhattan,  (b)  that  neither  St.  Paul's 
Chapel  nor  its  Churchyard  shall  in  any  way  be 
disturbed  in  consequence  of  such  widening,  and 
(c)  that  final  approval  by  Downtown-Lower 
Manhattan  Association,  Inc.  of  such  widening 
shall  depend  upon  a  review  of  completed  plans 
and  budget  information  for  the  project. 

We  recommend  alteration  of  the  Governors  Island 
Ferry  Terminal  to  permit  addition  of  a  traffic  lane 
to  this  section  of  South  Street.  We  also  recommend 
that  a  two-way,  four  lane  marginal  street,  parallel- 
ing South  Street,  be  developed  east  of  the  South 
Street  Elevated,  inside  of  the  bulkhead  line. 

Closing  of  certain  streets  is  also  indicated  as 
desirable  in  the  event  of  large  scale  redevelopment. 

LAND  USE 

Our  Association  believes  that  eventual  business 
occupancy  of  the  greater  part  of  lower  Manhattan 
will  represent  the  most  logical  and  economically 
sound  use  of  land  in  the  area.  We  recommend  that 
such  future  occupancy  be  recognized  as  a  pre- 
dominant use,  but  that  provision  should  be  made 
for  as  high  a  proportion  of  residential  occupancy  as 
is  consistent  with  this  principle. 

We  support  the  proposed  Battery  Park  Housing 
Project  and  recommend  extension  of  this  residential 
area  and  creation  of  an  additional  residential  area 
north  of  Fulton  Street,  as  shown.  It  is  estimated 
that  these  areas,  including  the  Battery  Park  project, 
will  accommodate  about  4000  small  units  for 
occupancy,  convenient  to  persons  employed  in  the 


area.  Since  shipping  and  waterfront  activities  and 
the  Financial  District  are  in  some  degree  dependent 
on  warehousing  and  certain  light  industrial  func- 
tions, it  is  also  recommended  that  an  area  below 
Canal  Street  be  reserved  for  industrial  use. 

REDEVELOPMENT  AREAS 

The  detailed  maps  and  statistical  data  that  follow 
this  summary  indicate  that  two  major  sections  of 
lower  Manhattan  should  be  considered  for  general 
planned  redevelopment. 

The  East  River  waterfront  between  Old  Slip  and 
Brooklyn  Bridge  is  in  the  logical  path  of  expansion 
for  the  Financial  District.  It  is  of  the  first  im- 
portance that  replanning  of  this  section  be  promptly 
effected  in  order  to  stimulate  and  guide  its  develop- 
ment and  to  avoid  the  unfavorable  aspects  of 
crowding  and  congestion  that  now  afflict  it.  The 
waterfront  section  north  of  Fulton  Street  offers  a 
favorable  opportunity  for  concurrent  development 
of  housing  for  workers  in  the  financial  district. 

It  is  therefore  recommended  that  these  be  desig- 
nated by  the  City  as  elements  of  a  single  redevelop- 
ment area,  that  immediate  study  be  given  to  methods 
of  land  assembly,  and  financial  sponsorship  sought 
for  these  projects. 

The  West  Redevelopment  Area,  as  proposed,  ex- 
tends from  Canal  Street,  south  to  Cortlandt  Street. 
While  a  number  of  substantial  structures  exist  in 
the  area,  the  Produce  Market  section,  which  con- 
stitutes its  core,  is  rapidly  deteriorating. 

We  therefore  recommend  that  the  area,  as  indi- 
cated, be  considered  as  a  unit  and  that  the  re- 
development procedures  as  proposed  for  the  East 
Redevelopment  Area  be  followed,  with  a  view  to 
its  development  under  a  comprehensive  plan. 

Realization  of  redevelopment  as  proposed  will 
entail  certain  decisions  in  connection  with  existing 
activities;  specifically,  waterfront  use  and  markets. 

East  Side  Waterfront 

This  subject  includes  both  pier  and  other  shipping 
uses  and  the  Fulton  Fish  Market.  We  recommend 
that  Piers  4,  5,  6  and  8  be  demolished  and  that  the 
section  of  waterfront  they  occupy  be  devoted  to 
use  by  small  boats,  helicopters  and  possibly  other 
types  of  commercial  aircraft  capable  of  making 
vertical  take-offs.  We  recommend  that  the  section 
occupied  by  piers  9  through  16  be  retained  in  use 
for  commercial  shipping  purposes  and  that  these 
piers  be  replaced  by  modern  facilities  on  a  self- 
sustaining  basis  when  feasible,  and  that  future  use 
of  the  waterfront  occupied  by  piers  17  through 
21  remain  undetermined  until  final  plans  for  re- 


habilitation of  the  Fulton  Fish  Market  have  been 
developed. 

West  Side  Waterfront 

We  support  the  present  program  of  the  Depart- 
ment of  Marine  and  Aviation  to  continue  to  seek 
suitable  tenants  for  piers  in  this  area  and  for  their 
modernization  and  rental  on  a  self-sustaining  basis. 

Fulton  Fish  Market 

With  regard  to  the  Fulton  Fish  Market,  the 
Borough  President  has  proposed  that  immediate 
intensive  study  be  given  to  problems  related  to  its 
rehabilitation.  We  recommend  that  as  part  of  this 
study  consideration  be  given  to  its  relocation  else- 
where in  the  City,  so  that  the  relative  merits  of 
alternative  solutions  may  be  compared  in  the  light 
of  the  economic  interests  of  the  industry  itself,  of 
the  City  and  of  the  immediate  area. 

West  Side  Produce  Market 

With  similar  interests  in  view,  we  recommend 
that  immediate  action  be  taken  to  relocate  activities 
connected  with  the  Fresh  Fruit  and  Vegetable  Mar- 
ket in  a  suitable  site  elsewhere  in  New  York  City. 
We  further  recommend  consideration  of  sites  of 
adequate  area  for  subsequent  relocation  of  other 
appropriate  market  activities  now  situated  in  lower 
Manhattan  and  elsewhere  in  the  City. 


FUTURE  PROCEDURE 

Our  Association  proposes  to  proceed  as  follows, 
given  the  support  and  cooperation  of  the  City  Gov- 
ernment in  pursuit  of  these  objectives: — 

Further  to  develop  and  adjust  in  collaboration 
with  appropriate  governmental  agencies,  the  pro- 
posals contained  herein,  with  a  view  to  mapping 
and  scheduling  of  street  changes,  revision  of  present 
zoning  and  land  use,  official  designation  of  areas 
for  redevelopment  and  to  obtaining  requisite  legal 
and  administrative  provisions  necessary  for  their 
realization. 

In  addition  to  direct  cooperation  with  the  City, 
our  Association  is  prepared  to  seek  financial  support 
for  redevelopment  projects,  either  within  its  mem- 
bership or  from  outside  sources. 
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POST  WAR  CONSTRUCTION 

Since  1945,  $148  million  dollars  in  public  funds 
have  been  allocated  to  street  improvements  and 
other  public  works  in  lower  Manhattan.  Proposed 
projects  are  estimated  at  $135  million,  including 
the  Lower  Manhattan  Expressway.  Current  and 
completed  privately  financed  projects  amount  to 
an  estimated  $300  million.   While  these  are  im- 


pressive figures,  the  area  has  not  kept  pace  with 
Midtown.  Many  firms  and  businesses  have  left 
lower  Manhattan  in  recent  years  and  deterioration 
of  a  large  part  of  the  area  continues.  The  maps 
and  tables  that  follow  indicate  some  of  the  factors 
of  congestion  and  deterioration  that  render  the 
area  at  once  a  problem  and  an  opportunity  for 
constructive  planning. 
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Map 

Location  Year  of 
No.                         Building  Title  Completion 

PRIVATE  BUILDINGS 
Built,  Under  Construction  or 
Major  Rehabilitation 

1  Fulton  Fish  Market  (99  South 

St.)  (Major  Rehabilitation)    .  1950 

2  250  Church  St.  (leased  to  N.  Y. 

C.  Welfare  Dept.)  ....  1950 

3  161  William  St   1951 

4  Dun  &  Bradstreet  (99  Church 

St.)   1951 

5  National  Sugar  (100  Wall  St.)  1953 

6  U.  S.  Trucking  Corp.  Term.  (172 

Greenwich  St.)      ....  1954 

7  Seaman's  Bank  (30  Wall  Street)  1955 

8  156  William  St   1955 

9  Beekman  Downtown  Hospital 

(170  William  St.)    ....  1955 
10       44  Wall  St.  (Major  Rehabilita- 
tion)   1957 

I  I        50  Varick  St   1957 

12  2-6  York  St   1957 

13  20  Broad  Street   1957 

14  Coffee  &  Sugar  Exchange  (79 

Pine  St.)   1957 

15  19  Rector  St   1957 

16  72  Wall  St   1957 

17  123  William  St   1957 

18  156  William  St.  (Annex)    .    .  1957 

19  81  Maiden  Lane   1958 

20  1 00  Church  St   1958 

21  I  10  William  St   1958 

22  189  Broadway   1958-59 

23  Con  Edison  (Sub-station)  (195 

West  B'way)   1958-59 

24  Atlantic  Building  (45  Wall  St.)  1959-60 

25  Produce  Exchange  (2  Broadway)  1959-60 

26  Chase  Manhattan  Bank  (28 

Nassau  St.)   1959-60 

27  113  Maiden  Lane   1959-60 

28  80  Pine  St   1959-60 

29  Western  Electric  Building  (222 

B'way)    1959-60 

30  N.  Y.  U.  Graduate  School  (100 

Trinity  Place)   1959-60 

31  30  West  Broadway    ....  1959-60 

Proposed 

32  24  Pine  Street  

33  91  Broad  St.  (Major  Rehabilita- 

tion)   
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International  Bldg.  (80  Wall  St.) 
Battery  Park  Houses  (Title  I 

Project)  

Park  Row  Project  (Title  I  Project) 

PUBLIC  BUILDINGS  &  PARKS 

Built,  Under  Construction  or 
Major  Rehabilitation 
U.  S.  Post  Office  (15  Peck  Slip) 
Battery  Park  Garage  (75  Wash- 
ington St.)  1950 

Battery  Park  Reconstruction    .  1952 
State  Insurance  Fund  Building 

(199  Church  St.)    ....  1955 
City  Hall  (Major  Rehabilitation) 
Staten  Island  Ferry  Terminal 
U.  S.  Post  Office  (73  Pine  St.)  . 
Manhattan  Base  of  the  U.  S. 

Coast  Guard  1959-60 

Proposed 

N.  Y.  C.  Executive  Office  Build- 


39 
21 


1950 


1955 
1956 
1957 


15 
3 
2 

12 


ing 


Federal  Office  Building    .    .  . 

HIGHWAYS  &  STREETS 

Built  or  Under  Construction 
Miller  Highway  Extension 
Brooklyn  Battery  Tunnel  .  . 
Brooklyn  Battery  Tunnel  &  West 

St.  Connection  .... 
Battery  Park  Underpass  .  . 
South  St.  Elevated  Highway 
Park  Row  Widening  .  .  . 
Ramps  to  South  St.  Elevated 

Highway  

Holland  Tunnel  Rotary  . 
Brooklyn  Bridge  Approaches 
Pearl-Water  St.  Widening  . 

Proposed 

Brooklyn  Bridge  Approach  Ex- 
tension   

Lower  Manhattan  Crosstown 
Expressway  

Water  St.  Widening  Extension 

Ramps  from  Park  PI.  to  Vestry 
St  


1948 
1950 

1950 
1951 
1954 
1956 

1956 
1958 
1958 
I960 
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EXISTING  CONDITIONS 
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TRANSPORTATION  AND  TRAFFIC 


The  fact  that  lower  Manhattan  is  highly  accessible 
by  car  or  public  transportation  facilities  from  any 
part  of  the  City  and  its  environs  constitutes  one 
of  the  area's  greatest  assets.  Only  ready  access  to 
commuter  rail  transportation  is  lacking.  Develop- 
ment of  connections  with  the  New  Jersey  railroads 
has  long  been  under  investigation.  Our  later  recom- 
mendations include  a  proposal  for  airport  con- 
nections. 

Despite  the  fact  that  a  much  higher  proportion 
of  land  in  lower  Manhattan  is  occupied  by  streets 
than  in  Midtown,  the  narrowness  and  irregularity 
of  these  streets  render  vehicular  movement  ex- 
tremely difficult.  Provision  for  north-south  move- 
ment in  the  area,  while  far  from  ideal,  will  be 
facilitated  by  the  widening  of  Water  Street,  an  ap- 
proved project.  The  problem  of  crosstown  move- 
ment remains  an  acute  one  and  existing  development 
and  high  valuations  will  render  its  improvement 
hopelessly  expensive  in  the  area  south  of  Fulton 
Street.  While  the  Lower  Manhattan  Expressway 
will  improve  east-west  movement  of  through-traffic, 
provision  of  means  of  local  crosstown  circulation 
remains  a  paramount  problem. 

The  area  currently  provides  7,998  public  parking 
spaces,  a  figure  which  is  considered  grossly  inade- 
quate in  view  of  the  importance  of  motor  transporta- 
tion to  lower  Manhattan. 

See  Recommendations  for  Traffic  Improvements, 
page  36. 

Transportation  facilities  feeding  into  the  area 
are  extensive.  Of  the  working  population,  97 
percent  use  public  transportation,  and  3  percent 
private  car.  Approximately  100,000  passenger  ve- 
hicles and  20,000  trucks  enter  the  area  on  an  aver- 
age working  day.  About  12  percent  of  the  working 
population  comes  from  New  Jersey  and  points  west, 
45  percent  from  Brooklyn,  Queens,  and  points  east, 
40  percent  from  Manhattan,  and  3  percent  from 
Staten  Island. 


HENRY  HUDSON 


BRIDGE 


ORIGIN-DESTINATION    SURVEY  OF  TRAFFIC 
INTO  AND  OUT  OF  LOWER  MANHATTAN 
VIA  PRINCIPAL  RIVER  CROSSINGS 
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PRESENT  DEVELOPMENT 


The  following  maps  show  the  extreme  variations 
in  assessed  valuations  that  occur  in  closely  related 
sections  and  corresponding  concentration  of  floor 
space  in  the  Financial  District  in  relation  to  adjacent 
undeveloped  areas.  In  both  of  these  maps  the 
pattern  of  heavily  congested  areas  in  contrast  with 
underdeveloped  and  deteriorating  ones  begins  to 
emerge.  This  pattern  will  continue  to  appear  with 
remarkable  consistency  in  the  maps  that  follow. 


ASSESSED  VALUATION-LOWER  MANHATTAN 

North  of 

South  of 

Total- 

A  CC  CCC  Cl*l   \/  A  1  1  1  A  TIOM    /TL~          J.      £   r>    II  _.\ 

AoobbbfcU  VALUAMUN  (Ihousands  ot  Dollars) 

Chambers 
Street 

Chambers 
Street 

Lower 
Manhattan 

.    .    .    .  $111,705.1 

$768,638.6 

$ 

880,343.7 

.    .    .    .  53,269.0 

404,340.6 

457,609.6 

.    .    .    .  58,436.1 

364,298.0 

422,734.1 

o  non  n 

$103,455.0 

$ 

106,475.0 

.    .    .    .  2,690.0 

68,106.5 

70,796.5 

■   , 

A  A 

35,348.5 

35,678.5 

C     _    •    1    C           1  • 

$    /  1  ,iU  1  .U 

$ 

155,384.0 

.    .    .    .  2,000.0 

8,475.0 

10,475.0 

.    .    .    .  82,083.0 

62,826.0 

144,909.0 

.    .    .    .  $198,808.1 

$943,394.6 

$1,142,202.7 

.    .    .    .  57,959.0 

480,922.1 

538,881.1 

.    .    .    .  140,849.1 

462,472.5 

603,321.6 

ESTIMATED  TAX  REVENUE  (Thousands  of  Dollars) 

.    .    .    .  $195,788.1 

$839,939.6 

$1,035,727.7 

Estimated  Tax  Revenue  ($4.07  per  $100)    .    .    .    .  , 

,    .    .    .     $  7,968.6 

$  34,185.5 

$ 

42,154.1 

NET  LAND  AREA  (Thousands  of  Sq.  Ft.)    .    .    .  . 

,    .    .    .          3,849.4  SF 

9,481.7  SF 

13,331.1 

ASSESSED  VALUATION — (Dollars  per  Sq.  Ft.) 

,    .    .    .     $  51.64 

$  99.49 

$ 

85.68 

52.83 

41.92 

...  36.58 

46.66 

43.76 

Source:    Annual  Record  of  Assessed  Valuation  of  Real  Estate, 

1957-1958  Edition 

Note:    The  1957-1958  tax  rate  is  $4.07.  The  1958-1959  rate  is  $4.21. 

BUILDING  BULK-LOWER  MANHATTAN 

North  of 
Chambers 
Street 

Gross  Floor  Area  (Thousands  of  Sq.  Ft.)  .  .  .  20,813.4 
Net  Land  Area  (Thousands  of  Sq.  Ft.)  ....  3,849.4 
Floor  Area  Ratio   5.4 


South  of 
Chambers 
Street 

66,688.7 
9,481.7 
7.0 


Total- 
Lower 
Manhattan 

87,502.1 
13,331.1 
6.6 


Source:     New  York  City  Department  of  City  Planning 
Note:    Land  Area  less  Street  Area  equals  Net  Land  Area 


■  r  *  I*  i& 


rff 
r.rt 
(it 


IS 


IIL 


U  11 


mum**™ 


Si  I  I I  l  i 

mm  i 


CONDITION  OF  BUILDINGS 


Collectively,  these  maps  and  statistics  provide  a 
general  idea  of  the  condition  of  buildings  in  the 
area.  It  is  notable  that  52%  of  these  buildings  are 
over  a  hundred  years  old  and  that  80%  are  of 
non-fireproof  construction.  These  figures,  however, 
fall  far  short  of  providing  a  complete  story  of  the 
extent  of  deterioration  in  certain  sections  of  the 
area.  One  must  also  realize  that  the  condition  of 
an  overwhelming  proportion  of  these  old  buildings 
will  render  their  repair  or  reconstruction  unjusti- 
fiable and  that  only  the  lower  floors  of  many  of 
them  are  actually  in  use. 


AGE  OF  BUILDINGS-LOWER  MANHATTAN 

North  of 
Chambers 
Street 

AGE  GROUP  & 

Total  Number  of  Buildings   941  100% 

17  Years  or  Less  (1941-1958)   ~7T  1% 

18  to  28  Years  (1930-1940)   10  1% 

29  to  43  Years  (1915-1929)   95  10% 

44  to  72  Years  (1886-1914)   264  28% 

73  to  99  Years  (1859-1885)   258  28% 

100  Years  &  Older  (Before  1858)   303  32% 

Sources:     New  York  City  Department  of  Buildings 

Perris,  W.;  Maps  of  the  City  of  New  York,  1852  &  1853  editions 

Robinson,  E.;  Atlas  of  the  City  of  New  York,  1885  edition 

Bromley,  G.  W.  &  Co.;  Atlas  of  the  City  of  New  York,  1914  &  1915  editions 


South  of 
Chambers 
Street 


Total- 
Lower 
Manhattan 


No.  of 

Per 

No.  of 

BIdgs. 

Cent 

BIdgs. 

1,835 

100% 

2,776 

15 

1% 

26 

25 

2% 

35 

171 

9% 

266 

261 

14% 

525 

223 

12% 

481 

1,140 

62% 

1,443 

Per 

Cent 


100% 

1% 
1% 

10% 
19% 
17% 
52% 


TYPE  OF  BUILDING  CONSTRUCTION- 
LOWER  MANHATTAN 

CONDITION  Buildings  Cent 

Total  Number  of  Buildings    .    .    .      2,776  100% 

Fireproof   452  16% 

Non-Fireproof   2,324  84% 

Source:     Bromley,  G.  W.  &  Co.,  Manhattan  Land  Book,  1955  edition 
(revised  to  1958) 


PRESENT  PERMITTED  USE 

The  accompanying  map  shows  present  restric- 
tions in  use  of  land  in  lower  Manhattan.  It  is  notable 
that  restrictions  apply  to  only  40%  of  the  area, 
the  balance  remaining  open  to  any  type  of  develop- 
ment that  the  owner  may  choose  to  build.  Theoreti- 
cally, therefore,  a  slaughter  house  or  glue  factory 
could  legitimately  be  built  within  a  block  of  some 
of  the  most  valuable  property  in  the  City.  Even 
when  such  contingencies  are  viewed  as  unlikely,  it 
becomes  obvious  that  prompt  consideration  should 
be  given  to  the  most  suitable  future  functions  of  the 
area  and  additional  restrictions  imposed  that  will 
preserve  potentially  valuable  land  from  inconsistent 
development. 

Since  terminology  employed  under  the  old 
Zoning  Ordinance  of  1916  is  not  precisely  recon- 
cilable with  that  in  current  use,  we  have  attempted, 
in  the  following,  to  relate  original  use-categories  as 
they  appear  here  with  their  nearest  current  equiva- 
lents. See  Definitions,  page  38. 


Many  of  the  old  supporting  services  of  the  early 
City,  along  with  some  more  recent  ones,  still  sur- 
round the  highly  developed  Financial  District.  The 
illustration  shows  the  general  location  of  these 


groups.  FUNCTIONAL  USE 
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EXISTING  LAND  USE 

The  diversity  of  uses  that  occur  in  lower  Man- 
hattan becomes  apparent  in  these  maps  and  statis- 
tics. The  Financial  District,  an  area  of  about  97 
acres,  stands  out  as  an  island,  surrounded  by 
different  and  often  unrelated  functions;  many  of 
them  of  a  residual  nature.  The  virtual  absence  of 
residential  use  is  notable.  Only  900  dilapidated 
dwelling  units  existed  in  the  area,  with  a  population 
of  about  3800  persons,  according  to  the  1950  U.  S. 
Census.  Office  occupancy  is  largely  concentrated 
within  a  500  yard  radius  of  Broad  and  Wall  Streets. 

Manhattan's  early  growth  and  its  original  pri- 
mary function  as  a  seaport  is  reflected  in  the  prox- 
imity of  the  Financial  District  and  market  areas  to 


the  waterfront.  Eastward  expansion  of  the  Financial 
District  has  created  a  conflict  of  uses,  with  office 
buildings  encroaching  on  land  which  has  tradi- 
tionally been  used  by  small  industries  and  activities 
related  to  the  waterfront.  On  the  West  Side  this 
conflict  exists,  to  a  lesser  degree,  below  Fulton 
Street.  North  of  Fulton  Street  the  Produce  Market 
still  utilizes  a  substantial  proportion  of  pier  frontage 
for  lighterage  of  produce  from  the  New  Jersey 
Railroads  and  overseas  deliveries.  Since  expansion 
of  all  the  existing  uses  in  the  area  can  Only  result 
in  further  congestion,  it  remains  to  determine  which 
of  them  constitute  logical  functions  of  lower  Man- 
hattan and  to  plan  accordingly.  See  Recommended 
Land  Use,  page  38. 


EXISTING  LAND  USE-LOWER  MANHATTAN 

North  of 
Chambers  Street 

LAND  USE  Acres  Grt 

Total  Land  Area  172.6  100% 

Streets   84.2  49% 

Net  Land  Area   88.4  51% 

Office    14.7  9% 

Warehouse   10.6  6% 

Industry   47.3  27% 

Institutional  &  Misc   2.1  1% 

Residential   2.3  1% 

Automobile  Service  &  Parking   10.4  6% 

Vacant   1.0  1% 

Park   0.1  * 

*  Less  than  0.5% 

Sources:    New  York  City  Department  of  City  Planning,  Existing  Land  Use  Map 

Bromley,  G.  W.  &  Co.,  Manhattan  Land  Book,  1955  edition  (revised  to  1958) 
Field  Survey 


South 

of 

Total- 

Chambers 

Street 

Lower  Man 

hattan 

Per 

Per 

Acres 

Cent 

Acres 

Cent 

391.5 

100% 

564.0 

Too% 

173.8 

44% 

257.8 

46% 

217.7 

56% 

306.0 

54% 

96.8 

25% 

1 1 1.4 

20% 

10.2 

3% 

20.8 

4% 

55.0 

14% 

102.3 

"8% 

13.9 

4% 

15.9 

3% 

3.3 

1% 

5.6 

1% 

12.3 

3% 

22.7 

4% 

2.6 

1% 

3.6 

1% 

23.7 

6% 

23.8 

4% 

GROSS  FLOOR  AREA-LOWER  MANHATTAN 


North  of  South  of  Total — 

Chambers  Street  Chambers  Street  Lower  Manhattan 


tvdc  Thousands  of  Per  Thousands  of  Per  Thousands  of  Per 

BUILDINQ?    lYPb  Square  Feet  Cent  Square  Feet  Cent  Square  Feet  Cent 

Total  Gross  Floor  Area   20,813.4  100%  66,688.7  100%  87,502.1  100% 

Residential   54.8  \422          *  196.0 

Office   3,556.7  17%  46,498.5  70%  50,055.2  57% 

Loft   9,013.8  44%  12,430.5  19%  21,444.3  25% 

Factory   501.0  2%  624.7           1%  1,125.7  1% 

Warehouse   4,230.8  21%  326.9          *  4,557.7  5% 

Garage   226.2  1%  303.4          *  529.6  1% 

Other   3,230.1  15%  6,363.4  10%  9,593.6  11% 

*  Less  than  0.5% 

Source:    New  York  City  Department  of  City  Planning 


WEST  SIDE  PRODUCE  MARKET 


OCCUPANCY  AND  PIERS 


The  fresh  fruit  and  vegetable  market  constitutes 
the  largest  element  of  the  Produce  Market.  Accord- 
ing to  the  U.  S.  Department  of  Agriculture  a  rela- 
tively small  proportion  of  this  produce  that  enters 
the  area  is  redistributed  within  Manhattan.  Of 
143,370  carlots  of  fresh  fruit  and  vegetables  that 
entered  the  Metropolitan  Area  in  1956,  110,000 
carlots  were  delivered  to  the  West  Side  Market.  Of 
this  total  only  30,520  carlots  were  redistributed 
within  Manhattan,  the  balance  being  delivered  by 
truck  to  other  parts  of  the  City.  No  data  are  avail- 
able on  movement  of  produce  other  than  fruit  and 
vegetables,  but  it  is  a  reasonable  assumption  that 
deliveries  and  redistribution  would  proportionately 
approximate  these  figures. 


FLOW  TO  MARKET 

MODE  OF  TRANSPORTATION         ggggg   TRUCKED  FROM 

28%  RAILROAD 


CARFLOATED  TO 
R.R.  PIERS 


FLOW  FROM  MARKET 

AREAS  SERVED 


MANHATTAN 
17.6%  JS3  BF  C 


TRUCKED  FROM 
PRODUCING  AREA 


OUTSIDE  OF 
NEW  YORK 


OTHER 


QUEENS 


BROOKLYN 


ESTIMATED  MARKETING  COSTS  PER  DOLLAR 

UNLOADING  CARTAGE  TO 

PRESENT  COSTS    service  charge    central  market 
FRESH  FRUIT  AND 


VEGETABLE  MARKET 


10.9c 


16.1c 


HANDLING  AT  MARKET 


21.4C 


CARTAGE  FROM  MARKET 


26.5c 


TRANSPORTATION 

FROM  OTHER  UNLOADING  AT 

OUTLETS  TO  RETAIL         RETAIL  OUTLET 


19.5c 


5.6c 


ESTIMATED  COSTS 
IN  AN  ALTERNATE 


LOCATION  46c  27c 


5.6c 


SAVINGS  28.8<t 


28 


Conditions  in  the  market  area  are  highly  un- 
favorable to  efficient  and  sanitary  operation.  Access 
by  truck  is  difficult  and  devious,  since  deliveries 
and  distribution  must  be  made  through  crowded 
streets.  No  space  other  than  the  beds  of  the  few 
narrow  streets  which  afford  the  only  circulation  in 
the  area  is  available  for  parking,  delivery  or  loading. 
Buildings  are  dilapidated,  dirty  and  inefficient.  Over 
1,300  trucks  may  be  present  in  the  market  at  one 
time  although  street  working  space  for  only  400 
is  available.   The  cumulative  result  of  these  un- 


favorable factors  is,  according  to  the  U.  S.  Depart- 
ment of  Agriculture,  an  additional  cost  of  $.28  out 
of  every  dollar  spent  by  the  consumer  for  produce 
which  has,  in  addition,  often  suffered  from  the  re- 
sults of  archaic  procedures  of  handling  and  dis- 
tribution. It  is  estimated  by  the  Department  of 
Agriculture  that  additional  cost  of  operation,  hand- 
ling and  redistribution  under  present  procedures 
amounts  to  over  $8,000,000  annually. 

See  Recommended  Redevolepment  Areas  on 
page  40. 


FULTON    FISH    MARKET  Tne  Fulton  Market  has,  in  the  words  of  a  New 

York  Times  Writer,  become  "a  wholesale  exchange 
for  products  from  the  far  corners  of  the  earth." 
Due  to  advances  in  refrigeration  and  transportation, 
seafood  from  all  quarters  of  the  world  now  competes 
for  space  with  the  local  produce  of  North  Atlantic 
Waters. 

Statistics  on  deliveries  in  1957  show  that  less  than 
eight  percent  of  produce  (by  weight)  delivered  at  the 
Market  arrived  by  boat,  as  opposed  to  twenty-three 
percent  in  1938.  It  becomes  obvious  that  water 
transportation  is  now  a  negligible  factor  in  Market 
operations  and  that  access  to  heavy  truck  transporta- 
tion must  be  accepted  as  a  basic  factor  in  effective 
Market  operation. 

Present  market  operations  are  divided  by  South 
Street,  and  delivery  trucks,  buyers'  vehicles  and 
hand  trucks  render  this  street  nearly  impassable 
at  periods  during  the  day.    Buildings  are  ram- 


FLOW  TO  MARKET 

MODE  OF  TRANSPORTATION 


shackle  and  conditions  of  handling  are  insanitary 
and  inefficient.  Representatives  of  the  industry 
agree  that  economic  considerations,  as  well  as  those 
of  sanitation  and  the  effect  of  the  Market  on  the 
surrounding  area,  strongly  indicate  the  necessity  of 
replacing  existing  facilities. 

The  Borough  President  of  Manhattan  is  now 
negotiating  with  present  occupants  of  the  Fulton 
Market  on  the  basis  of  its  rehabilitation  in  the 
general  area  of  the  existing  market.  Recognizing 
the  present  unfavorable  effect  of  Market  operations 
on  South  Street  traffic,  this  project  involves  its 


relocation  on  a  new  pier  designed  to  accommodate 
off-street  trucking  operations.  This  pier  would  also 
be  designed  to  accommodate  dealers  and  others 
associated  with  the  Market,  so  that  the  entire  opera- 
tion would  be  confined  to  the  east  side  of  South 
Street.  It  is  estimated  that  the  project  will  cost 
over  $9,000,000;  will  accommodate  operations  in- 
volving over  2,000  people  and  will  require  an 
estimated  annual  return  of  about  $850,000  to  break 
even. 

See  Recommended  Redevelopment  Areas  on 
page  40. 


RECOMMENDED  TRAFFIC  IMPROVEMENTS 


This  phase  of  our  recommendations  has  been 
developed  with  the  assistance  of  our  Traffic  Con- 
sultant, Mr.  Lloyd  B.  Reid. 

In  addition  to  proposals  which  have  originated 
in  our  Association,  the  accompanying  map  includes 
a  number  of  projects  now  approved  or  under  con- 
sideration by  the  City  Government.  The  proposed 
Lower  Manhattan  Expressway,  for  example,  is 
recognized  as  an  important  element  in  measures 
proposed  for  traffic  relief.  The  widening  of  Water 
Street,  which  has  been  approved  and  scheduled  by 
the  Borough  President  of  Manhattan,  has  become 
the  basis  for  a  number  of  our  supplementary  rec- 
ommendations. The  widening  of  Fulton  Street 
has  been  proposed  by  the  Borough  President's  Office 
and  is  now  under  consideration  by  the  City  Plan- 
ning Commission. 

Proposals  are  submitted  with  respect  to  street 
widenings,  closings,  alignments,  and  other  improve- 
ments considered  essential  to  realization  of  an 
integrated  plan  for  the  area.  Morning,  midday  and 
evening  traffic  counts  have  been  made  at  key  inter- 
sections. The  plan  submitted  herewith  has  been 
tested  in  the  light  of  these  data  and  on  the  basis  of 
anticipated  future  development. 

In  general  terms,  the  problem  is  as  follows: 

Present  traffic  flow  up  to  and  around  the  periph- 
ery of  Lower  Manhattan  is  adequately  handled  by 
the  river  highways,  bridges  and  the  Brooklyn- 
Battery  Tunnel  and  will  be  further  facilitated  by 
the  Lower  Manhattan  Expressway  and  through 
additional  improvements  north  of  Canal  Street  now 
approved  or  under  study.  The  problem,  therefore, 
is  essentially  that  of  improving  internal  movement 
of  vehicular  traffic. 

The  financial  district  south  of  Fulton  Street  will 
continue  to  constitute  a  block  to  east-west  traffic. 
A  partial  solution  to  traffic  movement  in  the  area 
as  a  whole  appears  to  lie  in  developing  an  internal 
"Loop"  as  a  means  of  servicing  the  area.  Taking  ad- 
vantage of  the  widening  of  Water  Street  between 
Brooklyn  Bridge  and  Whitehall  Street,  we  propose 
to  accomplish  this  through  widening  of  Greenwich 
Street  on  the  West  Side  from  Canal  Street  to  Fulton 
Street;  establishing  cross  connections  by  widening 
of  Fulton  Street,  with  secondary  widenings  in 
Chambers,  Dover  and  other  crosstown  Streets, 
and  supplementing  these  by  directional  adjustments 
in  other  existing  streets.  While  these  improvements 
will  not  provide  for  crosstown  movement  compa- 
rable with  that  of  other  sections  of  New  York, 
they  represent  the  extent  of  changes  which  can 


realistically  be  considered  in  the  light  of  existing 
development  and  land  values. 

We  further  propose  widening  of  South  Street  and 
development  of  a  new  four  lane  highway,  paral- 
leling South  Street,  east  of  the  South  Street  Elevated; 
partial  widening  of  West  Street  to  reduce  interfer- 
ence between  cargo  handling  and  storage  and  gen- 
eral traffic;  widening  of  Coenties  Slip,  East,  and 
addition  of  a  new  lane  at  the  lower  end  of  South 
Street  through  alteration  of  the  Governors  Island 
Ferry  Terminal. 

In  redevelopment  of  the  area  we  recommend 
that  plans  provide  for  12,000  spaces  for  public 
parking,  or  a  ratio  of  one  parking  space  per  40 
persons  in  the  area. 

In  indicating  elimination  of  certain  streets  in  the 
accompanying  map,  it  is  our  purpose  to  designate 
those  which  may  be  considered  "expendable"  in  the 
event  of  large  scale  redevelopment  and  implementa- 
tion of  this  general  plan  for  traffic  relief.  These 
changes  should,  therefore,  be  regarded  as  elements 
of  our  redevelopment  proposals,  intended  to  create 
blocks  of  adequate  size  for  effective  site  planning, 
rather  than  as  recommendations  for  immediate 
action. 


MAJOR  STREET 

PROPOSED  MAJOR  STREET 

PROPOSED  STREET 
WIDENING 

PROPOSED  STREET 
CLOSING 


RECOMMENDED  LAND  USE 

COMMERCIAL  USE 

Commercial  development  appears  a  logical  pre- 
dominant use  for  the  area.  We  propose  an  increase 
of  commercial  occupancy,  as  compared  with  pro- 
visions under  present  zoning,  through  assignment 
of  hitherto  unrestricted  areas  to  commercial  use. 
This  will  involve  ultimate  relocation  of  a  consider- 
able proportion  of  present  industrial  occupancy. 

INDUSTRIAL  USE 

Existing  use  and  proximity  to  piers  render  com- 
plete elimination  of  industry  from  the  area  inadvis- 
able. Warehousing,  light  manufacturing,  printing 
and  a  number  of  other  industrial  activities  supple- 
ment and  service  commercial  and  shipping  activities 
in  the  area  and  their  relationship  is  mutually  bene- 
ficial. 

Since  study  has  indicated  the  desirability  of  dis- 
placement of  many  such  activities  from  east  side 
locations,  it  appears  desirable  to  provide  space  for 
their  relocation.  We  have,  therefore,  recommended 
establishment  of  an  industrial  zone  on  the  west 
side,  below  Canal  Street. 

RESIDENTIAL  USE 

There  is  every  reason  to  believe  that  a  demand 
exists  for  "walk  to  work"  housing  in  the  area.  A 
residential  population  would  stimulate  the  develop- 
ment of  shopping  facilities,  restaurants,  places  of 
entertainment  and  garage  facilities  which  would 
prove  highly  desirable  for  use  by  the  daytime 
working  population  as  well. 

The  Battery  Park  Housing  Project,  located  at 
South  and  Broad  Streets,  would  contain  approxi- 
mately 850  small  residential  units  for  middle-income 
occupancy.  Our  recommendations  provide  for  ex- 
tension of  residential  use  north  to  Old  Slip.  We 
further  propose  that  the  area  bounded  by  Dover, 
South,  Fulton  and  Gold  Streets  be  redeveloped  with 
similar  type  of  occupancy.  Approximately  4,000 
apartment  units  would  thus  be  provided  for  persons 
employed  in  the  area.  In  the  event  of  redevelopment 
of  the  Produce  Market  area  it  is  possible  that  some 
additional  housing  can  be  incorporated  in  a  com- 
prehensive neighborhood  development  plan.  Under 
land  use  as  recommended,  accommodations  would 
become  available  for  only  slightly  more  than  one 
percent  of  the  present  working  population  of  the 
area.  It  is  therefore  recommended  that  study  be 
given  to  providing  additional  middle-income  hous- 
ing in  adjacent  sections  of  Manhattan  and  Brooklyn, 


since  introduction  of  residential  use  in  lower  Man- 
hattan, in  addition  to  those  mentioned,  would  en- 
croach upon  commercial  and  industrial  use. 

Much  work  remains  to  be  done  to  refine  and  ad- 
just these  proposals  to  future  trends  and  possibilities 
in  an  area  as  diversified  in  character  as  lower  Man- 
hattan. Certain  areas  should,  perhaps,  remain  in 
alternative  use  categories  until  events  have  further 
determined  their  future.  Our  proposals  for  land 
use  should,  therefore,  be  regarded  as  a  broad  out- 
line for  the  area,  designed  as  a  basis  for  its  protection 
from  infiltration  by  undesirable  uses,  but  subject 
to  further  review  and  modification  in  the  light  of 
future  developments. 

DEFINITIONS 

RESIDENTIAL 

Multiple  dwellings  (walk-up  and  elevator) 
Residential  accessory,  garages,  local  shop- 
ping, community  facilities  including  neighbor- 
hood religious  buildings,  schools,  hospitals, 
libraries,  etc. 

Small  parks,  playgrounds,  neighborhood  rec- 
reational spaces 

GENERAL  COMMERCIAL 

Business  centers  including  offices,  banks,  tele- 
phone and  telegraph  buildings 
Major  and  secondary  shopping  districts  in- 
cluding department  stores  and  shopping  cen- 
ters, theatres,  cinemas,  auditoriums,  hotels, 
clubs  and  residential  hotels,  exhibition  halls, 
large  museums  and  postoffices  with  moderate 
trucking 

HEAVY  COMMERCIAL 

Large  automotive  service  and  storage 
Warehouse  and  storage 

Large  markets  including  municipal  terminal 
markets 

Large  laundry  and  dry-cleaning  plants 
Postoffices  with  considerable  truck  and  large 
parcel  departments 
Accessory  manufacturing 

LIGHT  INDUSTRIAL 

(Residence  excluded;  heavy  commercial  per- 
mitted) 

Manufacturing  or  processing  other  than  heavy 
industrial  (Heavy  industrial  covers  industries 
which  have  a  process  involving  a  detrimental 
influence  upon  the  property  line  and  includ- 
ing such  things  having  heavy  traffic  genera- 
tion,  accident  hazard,  noise   and  vibration, 
odor,  smoke,  dust  and  disease) 
Waterfront,  shipping  and  warehousing 
Electric  power  substations 
Newspaper  printing  plants 
Sewage  treatment  plants 


RECOMMENDED  REDEVELOPMENT  AREAS 


Two  major  areas  are  recommended  for  imme- 
diate redevelopment.  One  of  these,  comprising  the 
greater  part  of  the  East  River  Frontage  south  of 
Brooklyn  Bridge,  has  been  designated  on  the  basis 
of  its  proximity  to  the  Financial  District  and  the 
resulting  likelihood  of  its  imminent  growth. 

The  second  major  area,  that  on  the  West  Side 
below  Canal  Street,  represents  an  entirely  different 
problem.  It  is  the  site  of  a  formerly  vigorous 
activity,  now  declining  and  threatening  to  either 
filter  away  or  bodily  to  leave  lower  Manhattan.  The 
receiving,  handling  and  distribution  of  produce 
which  constitute  the  major  land  use  within  this 
district  are  beset  with  problems  of  transportation, 
deterioration  and  congestion  which  render  con- 
tinued operation  costly  and  inefficient. 

Designation  of  the  East  Side  Redevelopment  Area 
reflects,  therefore,  the  need  to  stimulate  and  guide, 
through  planning,  an  anticipated  healthy  natural 
growth,  while  the  West  Side  area  must  be  regarded 
as  a  source  of  infection  which,  if  not  removed,  will 
continue  its  depreciating  effect  on  values  in  that 
neighborhood. 


EAST  REDEVELOPMENT  AREA 

We  recommended  that  the  section  adjoining  the 
waterfront,  east  of  Water  Street  and  between  Fulton 
Street  and  Old  Slip,  be  declared  a  redevelopment 
area  and  an  effort  be  made  to  plan  and  redevelop 
this  section  in  commercial  use  as  an  expansion  area 
for  the  Financial  District.  The  desirability  of  pro- 
viding extensive  retail  and  parking  facilities  to  serve 
the  district  within  this  area  should  be  emphasized. 

We  recommend  that  the  area  bounded  by  Gold. 
Dover,  South  and  Fulton  Streets  be  declared  a  part 
of  this  redevelopment  area  and  developed  in  middle- 
income  housing  designed  with  a  view  to  occupancy 
by  persons  employed  in  lower  Manhattan,  with 
limited  retail  facilities. 

We  further  recommend  that  the  area  north  of 
Coenties  Slip  to  Old  Slip  bounded  by  Water  and 
South  Streets  also  be  developed  for  similar  residen- 
tial use  as  part  of  a  general  redevelopment  plan. 

These  recommendations  will  entail  consideration 
of  certain  specific  problems,  as  follows: 

PIERS 

Existing  piers  in  this  area  are,  for  the  most  part, 
greatly  deteriorated.  We  recommend  that  piers  9 
through  16  be  retained  in  commercial  use  and 
ultimately  be  replaced  when  new  facilities  can  be 


developed  on  a  self-sustaining  basis;  that  future  use 
of  waterfront  now  occupied  by  piers  17  through  21 
remain  undetermined,  pending  decisions  relating  to 
the  Fulton  Fish  Market;  and  that  piers  4,  5,  6  and 
8,  at  the  southern  extremity  of  the  east  waterfront 
be  demolished  and  replaced  by  a  heliport  and  small 
boat  basin. 

HELIPORT 

The  accessibility  of  the  east  waterfront  to  the 
financial  district  renders  development  of  this  facility 
particularly  appropriate.  The  distance  of  lower 
Manhattan  from  airline  ground  terminals,  and  from 
railroad  terminals,  represents  one  of  the  disadvan- 
tages of  the  area  in  comparison  to  midtown.  Devel- 
opment of  a  heliport  would  appear  to  be  the  most 
effective  means  of  finding  partial  compensation  for 
this  condition.  Increasing  use  of  air  transportation 
will  further  stimulate  helicopter  service  to  major 
airports.  Developments  in  operational  performance 
and  carrying  capacities  of  equipment  will  continue 
to  improve  the  competitive  position  of  helicopter 
transportation. 

The  City's  Department  of  Marine  and  Aviation 
has,  in  its  planning,  allocated  waterfront  space  in 
this  area  for  the  development  of  a  heliport  by  The 
Port  of  New  York  Authority.  The  Port  Authority 
has  for  several  years  been  studying  the  feasibility 
of  a  heliport  in  lower  Manhattan  and  is  continuing 
its  investigations  in  this  area.  We  urge  that  these 
studies  be  continued  on  the  basis  of  a  long  look 
ahead  and  that  this  project  be  moved  to  the  plan- 
ning stage  as  soon  as  possible. 

FULTON  FISH  MARKET 

Redevelopment  of  the  "East  Redevelopment 
Area"  as  recommended,  will  be  seriously  affected 
by  decisions  with  regard  to  the  Fulton  Fish  Market. 
The  Borough  President's  Office  and  the  industry 
itself  concur  that  its  prompt  and  complete  rehabili- 
tation and  removal  of  sections  of  it  now  located 
west  of  South  Street  are  essential  steps  in  restoring 
the  market  to  a  reasonable  level  of  efficiency  and 
sanitation.  ODinions.  therefore,  differ  only  as  to 
its  future  location. 

From  the  point  of  view  of  transportation,  virtual 
dis^nnearance  of  arrivals  by  boat  and  data  on 
deliveries  and  redistribution  of  fish  and  seafood, 
indicate  that  lower  Manhattan  is  ill-suited  as  a 
location  for  the  market.  This  must  be  balanced 
against  difficulties  inherent  in  dislocation  of  a  long 
established  industry  and  its  relocation. 


In  the  interests  of  the  City,  the  area  and  of  the 
industry,  we  urge  that  concurrent  studies  be  made 
of  relocation  of  the  market  in  a  suitable  site  else- 
where in  New  York  City,  so  that  decisions  may  be 
made  in  the  light  of  comparative  costs  and  analysis 
of  transportation  problems. 

For  street  changes  proposed  for  the  East 
Redevelopment  Area  see  "Recommended  Traffic 
Improvements,"  page  36. 

WEST  REDEVELOPMENT  AREA 

We  recommend  that  the  section  between  Canal 
Street  and  Cortlandt  Street,  as  it  appears  on  the 
accompanying  map,  be  declared  a  redevelopment 
project  with  a  view  to  relocation  of  industrial  activi- 
ties related  to  the  financial  district  and  shipping 
industry  which  may  be  displaced  in  the  course  of 
general  redevelopment  and  for  new  industry  that 
may  be  attracted  to  the  area. 

We  further  recommend  that  study  be  given  to 
possible  inclusion  of  limited  residential  accommo- 
dations and  retail  facilities  similar  to  those  recom- 


mended in  the  East  Redevelopment  Area. 

Certain  supplementary  recommendations  must 
accompany  these  proposals. 

WEST  SIDE  PRODUCE  MARKET 

From  the  viewpoint  of  development  of  lower 
Manhattan  and  that  of  the  industry,  relocation  of 
the  greater  part  of  this  market  outside  lower  Man- 
hattan is  considered  a  first  essential  step  in  redevel- 
opment of  the  area. 

WEST  SIDE  PIERS 

We  concur  with  the  recommendations  of  the 
Department  of  Marine  and  Aviation  that  this  sec- 
tion of  waterfront  be  retained  in  its  present  use  and 
developed  with  modern  pier  facilities  on  a  self- 
sustaining  basis  as  rapidly  as  possible. 

For  our  recommendations  with  regard  to  street 
changes  in  the  West  Redevelopment  Area,  see 
"Recommended  Traffic  Improvements,"  page  36. 


TABULAR  INFORMATION  ON  REDEVELOPMENT  AREAS  AND  GRAPHS 
COMPARING  REDEVELOPMENT  AREAS  AND  LOWER  MANHATTAN 
(See  pages  14  to  26  for  table  on  Lower  Manhattan) 


ASSESSED  VALUATION-REDEVELOPMENT  AREAS  1957-1958 

East  West 

ASSESSED  VALUATION  (Thousands  of  Dollars)  Redevelopment  Redevelopment 

Taxable  Property                                                                      $23,142.1  $50,755.7 

Land                                                                                 14,379.6  34,147.2 

Improvements                                                                          8,762.5  16,608.5 

Exempt  Property                                                                      $     1 26.0  $  1 ,667.0 

Land                                                                                         TTTO  1,368.0 

Improvements                                                                              13.0  299.0 

Special  Franchises                                                                    $        0.0  $  0.0 

Total  Assessed  Valuation                                                           $23,268.1  $52,422.7 

Land                                                                                 14,492.6  35,515.2 

Improvements                                                                          8,775.5  16,907.5 

TAX  REVENUE  (Thousands  of  Dollars) 

Taxable  Valuation                                                                     $23,142.1  $50,755.7 

Estimated  Tax  Revenue  ($4.07  per  $100)                                        $     941.9  $  2,065.8 

NET  LAND  AREA  (Thousands  of  Sq.  Ft.)                                      1,257.4  SF  2,734.9  SF 

ASSESSED  VALUATION  (Dollars  per  Sq.  Ft.) 

Total  Valuation                                                                        $       18.50  $  19.17 

Land                                                                                      iT53  12^2 

Improvements                                                                               6.97  6.55 

Source:    Annual  Record  of  Assessed  Valuation  of  Real  Eslate,  1957-1958  Edition 

Note:    The  above  figures  have  been  adjusted  to  exclude   (a)   land  and  buildings  not  considered  for  redevelopment, 
buildings  located  within  the  Water  Street  widening. 


Total- 
Redevelopment 
Areas 


$73,897.8 
48,526.8 
25,371.0 

$  1,793.0 
1 ,48 1 .0 
312.0 

$  0.0 

$75,690.8 
50,007.8 
25,683.0 


$73,897.8 
$  3,007.7 
3,992.3  SF 


$ 


18.96 


12.28 
6.68 

and   (b)   land  and 


LOWER  MANHATTAN 


REDEVELOPMENT  AREAS 


$99.49 


$85.68 


$51.64 


$19.17 


$18.50 


$18.96 


SOUTH  OF 
CHAMBERS  STREET 


NORTH  OF 
CHAMBERS  STREET 


TOTAL  WEST 
LOWER  REDEVELOPMENT 
MANHATTAN  AREA 

COMPARISON  OF  ASSESSED  VALUATIONS 
(Dollars  per  Sq.  Ft.) 


EAST 
REDEVELOPMENT 
AREA 


BOTH 
REDEVELOPMENT 
AREAS 


43 


HEIGHT  OF  BUILDINGS-REDEVELOPMENT  AREAS 


East  West  Total- 

Redevelopment  Redevelopment  Redevelopment 

Area  Area  Areas 


HEIGHT 

No.  of 

Per 

No.  of 

Per 

No.  of 

Per 

Bldgs. 

Cent 

Bldgs. 

Cent 

Bldgs. 

Cent 

532 

100% 

903 

100% 

1,435 

100% 

504 

95% 

843 

93% 

1,347 

94% 

23 

4% 

49 

6% 

72 

5% 

5 

1% 

1 1 

1% 

16 

1% 

Source:    Bromley,  G.  W.  &  Co.,  Manhattan  Land  Book,  1955  edition 

(revised  to 

1958) 

EXISTING  LAND  USE-REDEVELOPMENT  AREAS 


East  West  Total 

Redevelopment  Redevelopment  Redevelopment 

Area  Area  Areas 


LAND  USE 

Acres 

Per 

Per 

Per 

Cent 

Acres 

Cent 

Acres 

Cent 

Total  Land  Area  

100% 

121.7 

100% 

173.1 

100% 

Street   

35% 

54.3 

45% 

72.3 

42% 

65% 

67.4 

55% 

100.8 

58% 

Office   

9% 

8.6 

7% 

13.1 

8% 

6% 

12.0 

"0% 

15.2 

9% 

39% 

35.2 

29% 

55.0 

32% 

3% 

1.5 

1% 

3.0 

2% 

2% 

2.7 

2% 

3.4 

2% 

...  3.3 

6% 

7.0 

6% 

10.3 

1% 

0.3 

* 

0.7 

* 

Park  

* 

0.1 

* 

0.1 

* 

*  Less  than  0.5% 

Sources:    New  York  City  Department  of  City  Planning,  Existing  Land  Use  Map 

Bromley,  G.  W.  &  Co.,  Manhattan  Land  Book,  1955  edition  (revised  to  1958) 
Field  Survey 


LOWER  MANHATTAN  p 


STREETS 


■  I  I  ■  r  k  V  i  i  m  i 


46% 


RESIDENCE 

OFFICE       WAREHOUSE      INDUSTRY       I  OTHER 

20%  4%  18%  1%  11% 


WEST  ______    

REDEVELOPMENT  AREA  E^OXOX^OXOXQX 

45% 


EAST 

REDEVELOPMENT  AREA  F 


GROSS  FLOOR  AREA-REDEVELOPMENT  AREAS 


East 
Redevelopment 
Area 


West 
Redevelopment 
Area 


Total- 
Redevelopment 
Areas 


xwnr  Thousands  of 

BUILDING  TYPE  Square  Feet 

Total  Gross  Floor  Area   5,474.5 

Residential   10.4 

Office   704.7 

Loft   4,031.6 

Factory   301.0 

Warehouse   205.6 

Garage   91.2 

Other   130.0 

*  Less  than  0.5% 

Source:     New  York  City  Department  of  City  Planning 


Per 
Cent 

100% 


13% 
74% 

5% 
4% 
2% 
2% 


Thousands  of 
Square  Feet 

1 1,390.1 
70.5 
843.8 
5,314.7 
559.0 
3,083.5 
299.8 
1,218.8 


Per 

Cent 

100% 

1% 

7% 
47% 

5% 
27% 

3% 
10% 


Thousands  of 
Square  Feet 

16,864.6 
80.9 
1,548.5 
9,346.3 
860.0 
3,289.1 
391.0 
1,348.8 


Per 

Cent 

100% 


9% 
56% 

5% 
20% 
2% 
8% 


WAREHOUSE 

OFFICE  LOFT  FACTORY   I  OTHER 


LOWER  MANHATTAN 


RESIDENCE 

WEST  i    

redevelopment  area  I  ftflftftfiftflB  ^f^-:  :  :;:;:;:;:;:;:;:;:;:;:;:;:;:;:;:;:;:;:;:v:;| 

1%     7%  47°o                                           5°o                             27%  13° 


EAST   

REDEVELOPMENT  AREA  |,,,,'',,'^,,M^MMM|Mj^M—|^1  i 

13%  74%  5%     4%  4% 


BUILDING  BULK-REDEVELOPMENT  AREAS 


East  West  Total- 
Redevelopment     Redevelopment  Redevelopment 

Area  Area  Areas 

Gross  Floor  Area  (Thousands  of  Sq.  Ft.)    .    .    .      5,474.5  11,390.1  16,864.6 

Net  Land  Area  (Thousands  of  Sq.  Ft.)    ....      1.456.4  2,933.8  4,390.2 

Floor  Area  Ratio                                                       3.8  3.9  3.8 

Source:    New  York  City  Department  of  City  Planning 

Note:    Total  Land  Area  less  Street  Area  equals  Net  Land  Area 
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TYPE  OF  BUILDING  CONSTRUCTION-REDEVELOPMENT  AREAS 

East  West 
Redevelopment  Redevelopment 
Area  Area 

CONDITION  ^  Pe7  ^  Pe7 

Bldgs.         Cent  Bldgs.  Cent 

Total  Number  of  Buildings   532        100%  903  100% 

Fireproof   ~W  4%  41  5% 

Non-Fireproof    513         96%  862  95% 

Source:    Bromley,  G.  W.  &  Co.,  Manhattan  Land  Book,  1955  edition  (revised  to  1958) 
WEST  FIREPROOF  NON-FIREPROOF 

redevelopment  area  |  I 

5%  95% 


Total- 
Redevelopment 
Areas 


No.  of 
Bldgs. 

1,435 

~ 60 
1,375 


Per 

Cent 

100% 

4% 
96% 


EAST 

REDEVELOPMENT  AREA 


4% 


96% 


AGE  OF  BUILDINGS-REDEVELOPMENT  AREAS 

East 
Redevelopment 
Area 

AGE  GROUP  a°dgsf  Ceenrt 

Total  Number  of  Buildings   532  100% 

17  Years  or  Less  (1941-1958)   ~~ 2  * 

18  to  28  Years  (1930-1940)   I  * 

29  to  43  Years  (1915-1929)   19  4% 

44  to  72  Years  (1886-1914)   31  6% 

73  to  99  Years  (1859-1885)   37  7% 

100  Years  &  Older  (Before  1858)   442  83% 

*  Less  than  0.5% 

Sources:     New  York  City  Department  of  Buildings 

Perris,  W.;  Maps  of  the  City  of  New  York,  1852  &  1853  editions 

Robinson,  E.;  Atlas  of  the  City  of  New  York,  1885  edition 

Bromley,  G.  W.  &  Co.,  Atlas  of  the  City  of  New  York,  1914  &  1915  edition 


West 
Redevelopment 
Area 


No.  of 
Bldgs. 

903 
~1 
9 
71 
203 
202 
41 1 


Per 
Cent 

100% 

'% 

1% 

8% 
22% 
22% 
46% 


Total- 
Redevelopment 
Areas 


No.  of 
Bldgs. 

1,435 
7 

10 
90 
234 
239 
855 


Per 
Cent 

100% 
* 

1% 

6% 
16% 
17% 
60% 


TO  28  29-43 


44-72 


73-99 


100  YEARS  AND  OLDER 


WEST 

REDEVELOPMENT  AREA 


EAST 

REDEVELOPMENT  AREA 


2%     10%  19% 

17% 

52% 

2%   8%  22% 

22% 

46% 

4%  6% 


7% 


83% 
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FUTURE  PROCEDURE 

We  have  said  that  the  three  elements  of  this 
report — Traffic,  Land  Use  and  Redevelopment 
Areas — constitute  only  a  framework  around  which 
a  healthy  community  may  be  built  through  the  com- 
bined efforts  of  the  City  Government,  private  capital 
and  the  individuals  and  business  enterprises  that 
have  a  stake  to  protect  in  lower  Manhattan. 

To  ignore  the  factors  that  threaten  the  economic 
health  of  lower  Manhattan  is  to  accept  a  continuing 
exodus  of  long-established  businesses  and  activities 
to  areas  in  which  they  can  find  better  working  con- 
ditions and  a  more  agreeable  and  convenient  en- 
vironment for  their  employees. 

If  this  were  a  problem  that  affects  lower  Man- 
hattan alone  it  might  be  accepted  as  a  natural  con- 
comitant of  urban  growth.  In  the  case  of  lower 
Manhattan,  however,  the  City  as  a  whole  will  share 
heavily  in  the  loss.  The  area  is  highly  accessible  and 
its  location  actually  becomes  more  central  under 
current  estimates  of  growth.  It  contains  many  es- 
tablished activities  whose  dislocation  will  involve 
hardship  and  financial  loss  to  the  community.  The 
Municipal  Government  is  centered  at  the  northern 
extremity  of  the  area  and  heavy  outlay  of  public 
funds  has  already  been  made  in  traffic  improvement 
and  other  public  facilities. 

The  trend  away  from  lower  Manhattan  can  be 
largely  attributed  to  conditions  within  the  area  itself 
and  it  is  with  these  that  we  must  deal  if  the  area 
is  to  regain  its  position.  A  first  step  in  accomplish- 
ing this  objective  will  depend  on  positive  action  by 
the  City  Government  on  the  physical  changes  and 
administrative  procedures  proposed  here.  This  will 
consist  of  mapping  and  scheduling  of  street  im- 
provements as  proposed,  of  revision  of  present  land 
use  with  a  view  to  encouraging  desirable  occupan- 
cies and  inhibiting  undesirable  ones,  official  designa- 
tion of  areas  for  redevelopment  and  development 
of  such  special  legal  and  administrative  provisions 
as  may  be  required  for  their  realization. 

Our  Association  is  prepared  to  cooperate  with 
the  City  Government  in  furtherance  of  these  ob- 
jectives. We  are  also  prepared  to  seek  financial 
support  for  redevelopment  projects  either  within  our 
membership  or  from  outside  sources. 

We  submit  this  report  with  the  hope  that  it  will 
represent  a  first  step  in  a  long  and  constructive  re- 
lationship between  the  City  Government  and  private 
firms  and  individuals  in  the  interests  of  New  York 
City  and  of  lower  Manhattan. 
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